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Issue  

The Tumwater and  Thurston County Joint Plan was adopted in 1995 with minor 

amendment s in 2009.  This is the first substantial update of the Joint Plan since its 

adoption  in 1995 . 

 

Suggested Focus for this  Briefing  

While the Planning Commissioners are encouraged to review all the materials in 

the meeting packet, i n preparing for this  briefing, staff suggests that the Planning 

Commissioners read the staff report and focus on the following areas of the Joint 

Plan:  

1) Introduction to the draft Joint Plan . 

In the draft Joint Plan, r ead Sections 1.1 Background  and 1.2 Purpose of 

Joint Planning  (pages 1 ð 2 in the version of the Plan with the edits turned 

off). 

2) Description of the Joint Plan . 

In the draft Joint Plan, r ead Chapter 2 Description  of Joint Plan Area  (pages 

5 ð 8 in the version of the Plan with the edits turned off ). 

3) Land Use Demand and Capacity . 

In the draft Joint Plan, read Section 3.3 Land Supply Analysis  (pages 31 ð 43 

in the version of the Plan with the edits turned ) and in the staff report, read 

I tem 1 in Suggested Areas for Discussion .  Staff intends to review and discuss 

the land supply analysis  with the Planning Commissions in more detail at 

the briefing.  

4) Land Use Goals and Policies . 

In the draft Joint Plan, read Section 3.2 Goals and Policies  (pages 19 ð 31 in 

the version of the Plan with the edits turned off)  or in Appendix 1 of the staff 
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report , and in  the staff report  read I tem 2 in  Suggested Areas for Discussion .  

Staff intends to review and discuss the Land Use goals and policies with the 

Planning Commissions in more detail at the briefing.  

5) Joint Plan Land Use Map Amendments . 

In the staff report, read I tem 3 in Suggested Areas for Discussion  and review 

the attached maps that show  the p roposed Joint Plan land use designation  

and corresponding zone district  amendments.  

The focus of the joint Planning Commission worksession in April 2021 will be o n the 

other parts of the Joint P lan (Chapters 4 ð 10), including Section 10.2 Public 

Facilities and Services  Element Goals and Policies , Joint Plan implementation 

(Chapter 11), as well as any questions that the Planning Commissions raise for staff 

to address at the March 31, 2021 briefing.  

The other materials in the packet are available for reference.  
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Summary  

The Tumwater and  Thurston County Joint Plan is a comprehensive p lan for the 

unincorporated portion of the City of Tumwater urban growth area prepared jointly 

by the City and the County .  The Joint Plan is a component of both the City  and 

Countyõs Comprehensive Plans.  
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The purpose of the Joint Plan is to provide a framework to guide future 

development in the Joint Plan area (or Urban Growth Area, the terms are 

interchangeable) durin g its transition from rural - to urban -level development.  The 

Plan  serves as the basis for future planning decisions by each jurisdiction in the 

Joint Plan area.  The Plan is intended to  allow the City and the County to create a 

mutual vision with the publ ic participation  for the future of the City õs Urban 

Growth A rea to guide development code adoption . 

The Joint Plan was adopted in 1995 with minor amendment s in 2009.  This is the 

first substantial update of the Joint Plan since its adoption.  

 

Background  

The Cities of Lacey, Olympia, and Tumwater and Thurston Country formally 

started joint planning in the 1988.  After the adoption of  the Growth Management 

Act  in 1990, Thurston County and each of its Cit ies adopted a Comprehensive Plan , 

establish ed a 20-year urban growth boundary jointly for each urban area , and 

Thurston  County created County -Wide Planning Policies.  

The Tumwater City Council and Thurston County Commissioners authorized work 

to begin on the City and County Joint Plan for the City õs Urban G rowth A rea in 

1993.  The Plan was adopted in 1995  to meet the intent of the County -wide 

Planning Policie s.  The Plan is intended to guide future development in the Joint 

Plan area during its transition from rural to urban -level development . 

The Joint  Plan was subsequently amended in 2009 . 

In 1995, the City of Tumwater Joint Plan area was approximately  8,253 acres.  In 

2021, it is now approximately 2,820 acres. 

See a map of the Joint Plan areas on the next page.  
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The current effort  is the first substantial update to the Joint Plan since 1995 .  The 

Tumwater City Council included the Joint Plan update in the Cityõs 2021 Long 

Range Planning work program approved on January 19, 2021.  

 

Structure of the Tumwater and Thurston County Joint  Plan  

The Joint Plan is organized into eleven chapters.  

Chapter 1, Introduction , includes background information that provides the 

context in which the Joint Plan was developed.  It also states the purpose of the 

Joint Plan and describes the public involvem ent process that was used in its 

development.  

Chapter 2, Description of Joint Planning Area , describes the study area of the 

Joint Plan.  It also discusses the urban growth boundary established by the Joint 

Plan, as well as how that boundary is different f rom the urban growth boundary 

established by the 1988 Memorandum of Understanding: An Urban Growth 

Management Agreement . 

Chapter 3 through Chapter 10  address an element of the Joint Plan as required 

or suggested by the Growth Management Act.  Chapter 3 add resses land use, 

including maps showing future land use designations that will be applied within the 

Joint Plan area.  Chapters 4 through 8 incorporate into the Joint Plan the Lands for 

Public Purposes, Housing, Parks, Recreation, and Open Space, and Econo mic 

Development Elements of the City of Tumwater Comprehensive Plan, respectively.  

Chapters 9 and 10 address future transportation and other public facilities and 

services that will be needed to serve the projected development within the Joint 

Plan area o ver the next 20 years.  

Chapter 11  describes how the Joint Plan should be implemented.  It includes 

recommendations for zoning changes, coordination between local governments and 

other service providers to ensure smooth transitions of service provision as t he 

planning area urbanizes, plan amendments, and other necessary considerations to 

accomplish the goals of the Joint Plan.  

 

Suggested Areas for Discussion  

The Joint Plan is a large document .  Here are some areas to focus the Planning 

Commissions discussion at the briefing.  Another list of areas to review will be 

created for the joint Planning Commission worksession in April.  

1. Land Use Demand and Capacity  

The draft 2020 Buildable Land Report for Thurston County  noted that the 

urban areas in th e County, which are the cities plus the un incorporated 

Urban Growth Areas , contains sufficient land to accommodate the projected 
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20-year population growth.  Based on adopted policies in Thurston County as 

of 2017, the evaluation showed  that:  

¶ There is sufficient residential, commercial, and industrial land supply 

to accommodate projected population growth to the year 2040 in 

Thurston Countyõs urban areas. 

¶ Each urban area in the County has designated sufficient land supply 

to accommodate its pro jected population growth to the year 2040.  

Urban residential densities are being met.   The draft 2020 Buildable Land 

Report for Thurston County  noted that òéoverall, Thurston County urban 

areas are achieving urban densities greater than the rule of thumb threshold 

of four dwelling units per acre.  

¶ With the exception of Grand Mound, which saw a small number of new 

homes permitted, all Thurston County urban areas with sewer service 

are achieving urban densities.  For health code reasons, densities must 

be lower than four units per acre when sewer service is not available.  

¶ Achieved densities are higher within incorporated city limits than the 

unincorporated urban growth area.ó 

Questions remain as to how much of the residential land supply will be 

available for development due to federal endangered species listings, the 

availability of water, and the difficulty of extending sewer service to some 

parts of the Urban Growth Areas.  

For the Joint Plan update this  means: 

1. Staff is not recommending a change in the size o f the Joint Plan area 

(Urban Growth Area) for the City of Tumwater.  

2. Aside from the specific Joint Plan land use map amendments and 

associated rezones below, no adjustments to the balance of residential,  

commercial, indus trial lands is  recommended as part o f the Joint Plan 

update.  

3. No adjustments are needed to the minimum densities required in 

residential land use designations and zone districts.  However, there is 

a gap between net and gross densities.  

Density ranges for the residential land use designations  are based on 

net density.  Net density  means the total number of dwelling units 

divided by the net area of the site or area.  Net area typically excludes 

streets; streams, ponds, and other water areas; and areas with 

environmental constraints such as floo dplains, wetlands, and steep 

slopes.  Net density can also be defined as developable land . 

Gross density means the total number of dwelling units divided by the 

total land area of the site or area excluding nothing.  The difference 



Staff Report  March 31, 2021  

 

 

City of Tumwater and Thurston County Joint Plan  

City Resolution No. R2021 -004/County Ordinance No. TBD  

Page 7 

between gross and net de nsity is critical.  Roads and parking, both 

included in gross density, often require up to 20% of a site.  

When calculating densities for a specific residential development 

project the City uses net density, while the County uses gross density.  

In the Join t Plan area, staff recommends that net density be used in 

the Joint Plan area to reflect the urban development level.  

2. Policy Review  

A. Section 3.2 Land Use Element Goals and Policies  ð The Land Use 

Element is the largest section of the Joint Plan and it covers the goals 

and policies that establish  the direction for the future growth of the 

Joint Plan area.  The goals and policies are intended to ensure 

coordination with other City  and County Comprehensive Plan 

elements, regional plans, and County -Wide Pla nning Policies.  

Additionally, the goals and policies serve to define the action plan for 

implementing the Joint Plan recommendations found in Chapter 11, 

Implementation , which will be discussed at the joint Planning 

Commission worksession in April.  

3. Joint Plan Land Use Map Amendments  

The following land use map and zoning map  amendments are  under 

consideration by County Community Planning and the City for the Joint Plan 

update.  These amendments would allow for more seamless future 

annexations to City fr om an administrative standpoint, while providing  

consistent standards and predictability for the pub lic.  

A. Black Lake -Belmore Road and 49th Avenue SW  

Several parcels at the  intersection of Belmore Road and 49 th  Avenue 

SW are designated  Neighborhood Commerc ial  (NC) in the Joint Plan 

area land use map and zoning map . 

As part of the Cityõs 2018 Comprehensive Plan amendment process, 

the City studied  all the Neighborhood Commercial  (NC) areas in the 

City and the Joint Plan area to determine if  the designation  was still 

appropriate , based on the size of the area s designated and the  

likelihood of projected development  at each location . 

The final Tumwater City Council recommendation to the Thurston 

County Board of Commissioners as part of Ordinance No. O2018 -006, 

was that the area designated Neighborhood Commercial  (NC) at the  

intersection of Belmore Road and 49 th  Avenue SW should be smaller 

to allow for redevelopment as Neighborhood Commercial  (NC) and that 

two parcels (1283-22-32102 and 1283-23-20205), currently developed 

with single -family homes, should change from Neighborhood 
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Commercial (NC) to Single Family Medium Density Residential (SFM).  

The two parcels total approximately 2.32 acres.  

 

B. Center Street and 83rd Avenue SW  

The northern end s of two parcels (1271-52-10100 and 1271-52-10201) 

near Center Street and 83 rd Avenue SW are designated  Neighborhood 

Commercial  (NC) in the Joint Plan area land use map and zoning map.  

As part of the Cityõs 2018 Comprehensive Plan amendment process, 

the City studied all the Neighborhood Commercial  (NC) areas in the 

City and the Joint Plan area to determine if the designation was still 

appropriate,  based on the size of the area designated  and the likelihood 

of projected development.  

The final Tumwater City Council recommendation to the Thurston 

County Board of Commissioners as part of Ordinance No. O2018 -006, 

was that the area designated Neighborhood Commercial (NC) near 

Center Street and 83rd Avenue SW should change from Neighborhood 

Commercial (NC) to General Commer cial (GC), which would be a more 

appropriate designation with the surrounding land use designations 
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and zone districts , which  are Airport Related Industr y (ARI), Light 

Industri al (LI), and Multifamily Medium D ensity  Residential (MFM) .  

One parcel contains a small, private RV park.   The second parcel has a 

single -family residence.  The total area un der consideration is 7.6 

acres. 

 

C. 85th Avenue SW and Interstate -5 

The Tumwater City Council  repealed the Business Park (BP) zone 

district in 2017 by Ordinance O2017 - 017 and requested that Thurston 

County also replace the Business Park (BP) land use designation and 

zone district with Light Industrial (LI) .  There is  only one parcel (0952-

00-05000) in the Joint Plan area  that has this  land use designation and 

zoning district .  The total acreage unde r consideration is 75.36 acres . 
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D. The Enclave at Deschutes  River  

This proposed amendment includes two parcels (1271 -31-30000 and 

1271-34-20102) that lie between Old H ighway 99 and the Deschutes 

River. The parcel s have split land use and zone district  designations, 

which are Open Space (OS) and Single F amily Lo w Density 

Residential (SFL). The request for this land use and zoning change 

was made by the property owner in 2019.  

The County and the City recognized this as a mapping error and 

agreed to review the land use and zoning amendment with the Joint 

Plan.  The boundary line between Single F amily Lo w Density 

Residential (SFL)  and Open Space (OS) land use and zone district  

designations should follow the steep slope above the Deschutes River. 

Correcting the error will allow approximately 0.5 acres to be added to 

the Single F amily Lo w Density Residential (SFL)  land use and zone 

district  designations .  The required Shoreline Master Plan ( SMP) 

setbacks and other critical area regulations would not be altered.  
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E. Littlerock Road and 73rd Avenue SW  

The City no longer has a Commercial Development (CD) land use 

designation or zone district.  The City proposal is to change the land 

use designation and zone district  from Commercial Development (CD ) 

to Mixed Use (MU) for an area of 19 parcels. 

Thurston County would repeal the Commercial Development (CD) 

zoning district in Title 22 Tumwater Urban Growth Zoning  of the 

Thurston County Code.  The County  currently has development 

standards for Mixed Use ( MU ) zone district . 

This proposed amendment would streamline the development code and 

development standards, and reflect the Mixed Use (MU) land use 

designation and zone district at the intersection of Littlerock Road and  

Israel Road SW in the City immediately to the north . 
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F. Airport Hazard Overlay Z one  

The County has only adopted a part of the Airport Hazard Overlay 

(AH) zone in the past, and consequently the Countyõs current Airport 

Hazard Overlay (AH) zone is smaller than what is needed for current 

and future airport traffic.  The County proposes to amend the Airport 

Hazard Overlay (AH) zone to include an additional 362 acres for 

consistency with City õs currently adopted Airport Overlay (AH) zone. 

The underlying land use designation s and zone districts  would not 

change for affected properties.  This change is needed to protect the 

public health and safety of County citize ns. 

The Countyõs current Airport Hazard Overlay (AH) zone has very 

limited development standards ñnothing more than general 

restrictions on lighting, uses that encourage large groups of people, 

and flammable substances. Repealing and replacing Chapter 22.32  

Airport Hazard Overlay  of the Thurston County Code with standards 

that align with the City õs Airport Overlay development standards 

would add clarity to the countyõs development code and provide 

consistency in the Cityõs Urban Growth Area.  
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The amended Airp ort Hazard Overlay (AH) zone would include  some 

additional proh ibited uses, such as schools, day cares, churches, 

hospitals,  and additional regulations on density, flammable and 

combustible materials, noise, land divisions, and requirement of a 

disclosure statement.   A new chapter w ould also be added to Title 20 

Zoning , the r ural County Zoning Ordinanc e, to include standards for 

the rural county, where the amended overlay zone would impact.  

 

 

Joint Plan Public  Approval  Process  

The City and County Planning  Commission s will hold  a preliminary  briefing  

introducing the update process on the Joint  Plan update on March 31 , 2021. 

The City and County Planning Commissions will schedule  a worksession  in April 

2021 to further discuss the proposed Joint Plan  update . 

An Environmental Checklist for a non -project action for the Joint Plan update will 

be prepared by the County under the State Environmental Policy Act (Chapter 








